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EXECUTIVE SUMMARY

The Loudoun County Sanitation Authority (d/b/a Loudoun Water) of Ashburn, Virginia,
has submitted applications for a Special Exception and Commission approval to permit
a water treatment plant in the MR-HI (Mineral Resources-Heavy Industry) zoning
district. The property is also located partially within the FOD (Floodplain Overlay District)
and partially within the QN (Quarry Notification) Overlay District-Luck Note Area. These
applications are subject to the Revised 1993 Zoning Ordinance and the proposed use is
listed as a Special Exception use under Section 3-1004(L) and requires a Commission
Permit in accordance with Section 6-1101.

The area of the proposed special exception is an approximately 52.9 acre portion of a
168.37-acre parcel and is located on the north side of the Dulles Greenway (Route
267), east of Sycolin Road (Route 643), on the west side of the Goose Creek, and south
of Cochran Mill Road (Route 653). The area is governed by the policies of the Revised
General Plan (Transition Policy Area (Lower Sycolin Subarea)), the 2010 Revised
Countywide Transportation Plan, and the Toll Road Plan which propose significant open
space to protect the Goose Creek reservoir and diabase quarry operations, and which
designate this area for residential uses at a base density of 1 dwelling per 10 acres in a
clustered pattern, with the option to rezone to a density of 1 dwelling per 3 acres in a
Rural Village, and for non-residential uses that provide a transition between the Rural
and Suburban Policy Areas.

RECOMMENDATION

Staff recommends approval of the Commission Permit application and recommends
approval of the Special Exception application, subject to the attached Conditions of
Approval and based on the Findings in this staff report.

The applicant is in agreement with Staff’s recommended Conditions of Approval.
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SUGGESTED MOTIONS

Commission Permit

1. I move that the Planning Commission approve CMPT 2009-0007, Loudoun
Water – Water Treatment Plant, subject to the plat dated April 2009, revised
through October 4, 2010, prepared by Urban, Ltd., and based on the Findings
contained in the October 27, 2010 Staff Report, and forward the application to
the Board of Supervisors for ratification.

OR

2. I move that the Planning Commission forward CMPT 2009-0007, Loudoun Water
– Water Treatment Plant to a work session for further discussion.

OR

3. I move that the Planning Commission deny CMPT 2009-0007, Loudoun Water –
Water Treatment Plant, based on the following findings:

Special Exception

1. I move that the Planning Commission forward SPEX 2009-0021, Loudoun Water
– Water Treatment Plant, to the Board of Supervisors with a recommendation of
approval, subject to the Conditions of Approval dated October 4, 2010 and based
on the Findings contained in the October 27, 2010 Staff Report.

OR

2. I move that the Planning Commission forward SPEX 2009-0021, Loudoun Water
– Water Treatment Plant to a work session for further discussion.

OR

3. I move that the Planning Commission forward SPEX 2009-0021, Loudoun Water
– Water Treatment Plant, to the Board of Supervisors with a recommendation of
denial, based on the following Findings:
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VICINITY MAP

Source: Loudoun County Department of Planning.

Directions: From Leesburg, take Sycolin Road south past the Leesburg Executive
Airport. Turn left onto Cochran Mill Road, then right onto Gant Lane. The access road to
the site is gated.
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I. APPLICATION INFORMATION

APPLICANT: Loudoun County Sanitation Authority (Loudoun Water)
Dale C. Hammes, General Manager
44865 Loudoun Water Way
Ashburn, VA 20146
571-291-7700
dhammes@loudounwater.org

REPRESENTATIVE: McGuire Woods, LLP
Jonathan P. Rak, Attorney
1750 Tysons Boulevard, Suite 1800
McLean, VA 22102-4215
703-712-5411
jrak@mcguirewoods.com

PROPOSAL: A Special Exception and a Commission Permit to allow a
water treatment plant in the MR-HI (Mineral Resources -
Heavy Industry) zoning district. Application accepted on
September 2, 2009.

LOCATION: North side of the Dulles Greenway (Route 267), east of
Sycolin Road (Route 643), and west side of the Goose
Creek, about 1 mile south of the intersection of Cochran Mill
Road (Route 653) and Gant Lane (Route 652) in Ashburn

TAX MAP/PARCEL: Tax Map /61////////15/ (portion) PIN# 153-35-5865

ZONING: TR-10 (Transitional Residential –10)
(proposed MR-HI, application ZMAP 2009-0004)
Floodplain Overlay District (FOD) (partially)
QN (Quarry Notification) Overlay (partially)

SITE AREA: 52.9 acres (portion of a 168.37-acre parcel)

SURROUNDING LAND USES/ZONING:

NORTH TR-10 Undeveloped Luck Stone property
(proposed MR-HI)

SOUTH TR-10 Dulles Greenway

EAST PD-IP Goose Creek and its reservoir

WEST TR-10 Undeveloped Luck Stone property
(proposed MR-HI)
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II. SUMMARY OF DISCUSSION

Topic Issues Reviewed and Status
Comprehensive
Plan

 Consistency with the Revised General Plan General Water Policies and
land use policies for the Lower Sycolin Subarea of the Transition Policy
Area and the. Status: No issues.

 Provide 70% open space per Transition Policy Area policies. Status:
Resolved – The SPEX Plat provides 70% open space.

 Define a 300’ no-build buffer from the Goose Creek. Status: Resolved
and delineated on the SPEX Plat.

 Consider extending the 300’ no-build buffer to help accomplish the 1000’
voluntary greenbelt along the Goose Creek. Status: Resolved - In most
areas, the no-build buffer has been expanded to widths of 400-700’.

 Limit uses within the no-build buffer. Status: Resolved with condition.
 Preserve and provide long-term maintenance of forest cover and habitat.

Status: Resolved with Tree Save Area and conditions.
Environmental
Review

 Minimize and mitigate wetlands impacts. Status: Resolved.
 Reforest disturbed areas. Status: Resolved with condition to re-vegetate

areas along the western property boundary disturbed by construction.
 Protect water quality with heightened erosion and sediment control

measures. Status: Resolved with conditions.
 Locate water lines to minimize environmental impacts. Status: Resolved.

The raw water line will be located within the limits of disturbance. Any
encroachments into the Tree Save Area by the finished water line will be
subsurface.

Parks  Coordinate with PRCS to develop a trail network along the Goose Creek.
Status: Resolved with a condition to dedicate a trail easement.

Historic/
Archaeology

 Identify archaeological sites. Status: No issues. The two sites are not
National Register eligible and do not warrant further investigation.

Zoning  These applications are subject to approval of ZMAP 2009-0004, Luck
Stone and Loudoun Water, a request to remap from TR-10 to MR-HI.

 Zoning recommends a 10-year period of validity for the SPEX use.
Status: No issues. Condition added.

Emergency
Services

 Contribution to the primary volunteer fire and rescue agencies. Status:
The County’s practice is not to request contributions from publicly funded
facilities.

Transportation  Provide safe and adequate construction and permanent access to the
site. Status: Resolved with conditions.

Disclosure of
Real Parties  Received, dated September 24, 2010.
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III. FINDINGS

1. The general location, character, and extent of the water treatment plant are in
substantial accord with the Revised General Plan, which encourages non-residential
uses within the Transition Policy Area that provide a transition between the Rural
and Suburban Policy Areas.

2. The proposed water treatment plant is consistent with the land use policies of the
Revised General Plan for the Lower Sycolin Subarea of the Transition Policy Area.
With seventy percent (70%) open space, the proposal provides a transition in land
development intensity between suburban development in the east and rural
development in the west.

3. As a component of the Central Water Supply Program developed by Loudoun
Water, the proposed water treatment plant is consistent with the Revised General
Plan Water and Wastewater Policies regarding the development of long-range water
supply plans within Loudoun County.

APPLICABLE POLICY OR ORDINANCE SECTION

Revised General Plan
Chapter 2: Planning Approach/Infrastructure/General Water and Wastewater Policies.
Chapter 3. Fiscal Planning and Public Facilities.
Chapter 5: Green Infrastructure/Environmental, Natural, and Heritage Resources.
Chapter 7: Planned Land Use Map.
Chapter 8: Transition Policy Area.
Chapter 11: Transition Policy Area Design Guidelines.

Heritage Preservation Plan
Chapter 2: Archaeological Resources.

Revised Countywide Transportation Plan
Chapter 1: Transportation Strategy and Goals.

Revised 1993 Zoning Ordinance
Section 2-1400 TR-10 (Transitional Residential - 10).
Section 3-1004, Special Exception Uses.
Section 3-1005(E) Yards.
Section 4-1500 FOD - Floodplain Overlay District.
Section 4-1503 Definitions. (G) Utility Lines in the Floodplain.
Section 4-1800 QN - Quarry Notification Overlay District
Section 5-1100 Off-Street Parking and Loading Requirements.
Section 5-1504 Light and Glare Standards.
Section 5-1507 Noise Standards.
Section 5-1508 Steep Slope Standards.
Section 6-1300. Special Exception.
Section 6-1100 Commission Permit.
Section 6-1313, Period of Validity.
Article 8, Definitions. Water Supply System, Central.
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4. Consistent with the Revised General Plan General Water and Wastewater Policies,
the proposal locates new water and sewer lines in a manner that causes the least
environmental impact and visual disruption.

5. Consistent with the Green Infrastructure Policies of the Revised General Plan, the
site layout, with development clustered on the west side of the site, minimizes
impacts to environmental resources.

6. The expanded no-build buffer, Tree Save Area, and heightened erosion and
sediment control measures minimize impacts to water quality and habitat, in
conformance with the River and Stream Corridor Resource Policies and
Groundwater and Surface Water Policies of the Revised General Plan.

7. Due to the lack of diagnostic artifacts and the low number of total artifacts recovered,
the two archaeological sites on the subject property (44LD1322 and 44LD1323) are
not eligible for listing in the National Register of Historic Places and no further
investigation is warranted.

8. The trips generated by the water treatment plant will have a minimal impact on the
immediate road network, which will continue to operate at an acceptable level of
service, consistent with the Revised Countywide Transportation Plan.

9. The proposed special exception for a water treatment plant complies with the
Revised 1993 Zoning Ordinance.

IV. CONDITIONS OF APPROVAL (Special Exception) October 4, 2010

1. Substantial Conformance. The approved Special Exception Use, a Water Treatment
Plant, shall be developed in substantial conformance with the Special Exception
Plat, consisting of eight (8) sheets numbered as 1 through 8, dated APRIL, 2009, as
revised through 10-04-10, and prepared by Urban, Ltd. (the “SPEX Plat”), subject to
these conditions of approval, except that the size, location, and orientation of the
building footprints shown on the SPEX Plat are for illustrative purposes only, and
buildings may shift in size and location provided that the limits of disturbance (the
“LOD” as labeled and delineated on the SPEX Plat) do not change. Approval of this
application for the portion of Tax Map # /61////////15/ (PIN # 153-35-5865) lying within
the “PROP. PROPERTY/SPEX LINE” as delineated and labeled on the SPEX Plat
(the “Property”) shall not relieve the Applicant or the owners of the Property from the
obligation to comply with and conform to any Zoning Ordinance, Codified Ordinance,
or applicable requirement. As used in these conditions, (a) “Applicant” includes the
owner of the Property subject to this Special Exception approval, its successors, and
parties developing, establishing or operating the approved Special Exception Use.

2. Period of Validity. The period of validity, set forth in Section 6-1313 of the Revised
1993 Zoning Ordinance, for this Special Exception approval shall be ten (10) years
from the date of approval of this Special Exception application by the County.
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3. Construction Traffic. Prior to commencement of construction activity, the Applicant
shall secure all necessary Virginia Department of Transportation (VDOT) approvals
regarding safe and adequate construction vehicle access to the Property. If a
request is made for construction access via the existing Gant Lane (VA Route 652),
and VDOT determines that safe and adequate construction vehicle access cannot
be provided via the existing Gant Lane (Route 652), an alternative construction
vehicle access road shall be open to traffic prior to the commencement of
construction activity of the Special Exception use on the Property. Such alternative
construction vehicle access may be public or private and may be temporary or
permanent. Such alternate construction vehicle access shall be constructed to
Loudoun County Facilities Standards Manual (FSM) standards or acceptable to
VDOT, whichever is applicable.

4. Turnaround at the Terminus of Gant Lane. Prior to occupancy of the Water
Treatment Plant, the Applicant shall construct a turn-around at the existing terminus
of Gant Lane (Route 652), as generally depicted on the SPEX Plat, to VDOT and
FSM standards for a turn-around.

5. Permanent Access. No occupancy permit for the Water Treatment Plant shall be
granted until a new permanent access road across the Sycolin Creek is constructed
to FSM standards for a Category C Private Street and open to traffic.

6. Tree Save Area. Within the tree save area labeled as “Tree Save” and as delineated
on the SPEX Plat, the Applicant shall preserve a minimum of eighty percent (80%) of
the existing canopy, exclusive of stands of Virginia Pine over twenty-five (25) years
in age. A maximum of twenty percent (20%) of the existing canopy may be removed
to the extent necessary for the following land-disturbing activities:

a. Forest management techniques pursuant to these conditions of approval,
b. Pervious natural trails and trail connections,
c. Stream and wetland mitigation activities,
d. Maintenance of the Goose Creek and the Goose Creek Reservoir,
e. Roads and travelways, and
f. Disturbance necessary to meet FSM standards for adequate outfall.

Additionally, between the limits of disturbance, labeled as “LOD” and as delineated
on the SPEX Plat, and the eastern Property line, subsurface utilities will be
permitted. For the purpose of these conditions of approval, subsurface utilities are
defined as utilities that are located underground and that installation or construction
of which does not disturb the existing trees, vegetation, steep slopes, and other
environmental features on the surface of the ground.

If, during construction on the Property, it is determined by the Applicant’s certified
arborist or the County that any healthy tree located within the Tree Save area has
been damaged by construction activities and shall not survive, then, the Applicant
shall remove each such tree and replace each such tree with two (2) 2½ - 3 inch
caliper native, non-invasive deciduous trees. The placement of the replacement
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trees shall be proximate to the area of each such damaged tree so removed, or in
another area as requested by the County.

7. Forest Management Techniques. After construction has been completed by the
Applicant and for the life of the Special Exception Use, Forest Management
Techniques, performed by or recommended by a professional forester or certified
arborist, that are necessary to protect or enhance the viability of the canopy may be
undertaken within the “Tree Save” area as labeled and as delineated on the SPEX
Plat. Such Management Techniques may include, without limitation, pruning and the
removal of vines, invasive species, trees uprooted or damaged by extreme weather
conditions, and trees or limbs that are diseased, insect-infested, dead, or are
considered a hazard to life or Property.

8. Reforestation along Western Property Boundary. In the event that land disturbing
activities occur along the western boundary of the Property within the “EXISTING
TREE LINE”, as labeled and delineated on the SPEX Plat, the Applicant shall
provide reforestation in the disturbed area that results in a minimum twenty (20) foot
wide riparian buffer measured from the western edge of the mapped wetlands that
will remain after construction of the Special Exception Use is complete. Such buffer
shall be planted with three (3) gallon minimum size trees of a species selected in
consultation with the County Urban Forester and at a density acceptable to the
County Urban Forester, but no closer than ten (10) feet on center and subject to a
ten (10) foot separation being maintained between plantings and the security fence
located around the perimeter of the Water Treatment Plant.

9. Raw Water Line. The raw water line that conveys raw water from the Potomac River
intake or water banking sites to the Property shall be located within the limits of
disturbance (the “LOD” as labeled and delineated on the SPEX Plat) and shall not
be located within the area labeled and delineated on the SPEX Plat as “Tree Save”.

10.Low Impact Development. The Applicant shall incorporate Low Impact Development
(LID) techniques into the development of the Water Treatment Plant. The specific
LID features shall be identified prior to site plan approval.

11.Stormwater Management. Post-construction stormwater management shall prevent
the post-development peak discharge rate and volume from exceeding the pre-
development peak discharge rate and volume for the 1- and 2- year, 24-hour design
storms.

12.Erosion and Sediment Control and Turbidity Management. In addition to the
minimum requirements for erosion and sediment control in Chapter 1220 of the
Codified Ordinance and the Virginia Erosion and Sediment Control Handbook, the
Applicant shall provide the following heightened erosion and sediment control
measure specified in the FSM for Reservoir Protection Requirements: The use of
stabilization matting shall be expanded to aid in the establishment of vegetation.
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13.Trail Along Goose Creek. At such time that an off-site trail is constructed to connect to
the northern boundary of the Property, the Applicant shall dedicate to the County, at
no cost to the County, a fourteen (14) foot wide public access easement within the
“300’ NO BUILD BUFFER PER COMP. PLAN” as labeled and delineated on the
SPEX Plat. Such easement shall be field located by Loudoun County Parks,
Recreation and Community Services (PRCS) Staff in coordination with the Applicant
and shall not conflict with the finished water line labeled on the SPEX Plat as
“APPROXIMATE LOCATION OF UNDERGROUND FINISHED WATERLINE” or the
Dulles Greenway (Route 267) maintenance easement labeled on the SPEX Plat as
“EX. SLOPE AND MAINTENCE [sic] EASEMENT D.B. 1255 PG. 1943”.

14.Lighting. All exterior lighting, including security lighting, shall be designed and
installed to minimize light trespass and the visibility of lighting from properties offsite
of the Property. Exterior light fixtures shall be full cut-off and fully shielded and shall
direct light downwards and into the interior of the Property and away from
surrounding public roads and properties.

15.Building and Roof Materials. The exterior of all buildings within the “PROP.
PROPERTY/SPEX LINE” as delineated and labeled on the SPEX Plat shall be
constructed of materials and roofing systems selected from the following options:

a. Exterior Building Materials: face brick; cast stone; natural limestone or granite
(usually as an accent); split-faced or ground-faced concrete masonry units;
precast concrete panels that can also mimic other surfaces such as brick,
stone, or wood; and flat or corrugated insulated metal panels that can mimic
other surfaces such as wood siding, and

b. Roof Systems and Materials:
i. Flat roof systems using a black or reflective color material, or
ii. Sloping roof systems using prefinished metal standing seam,

natural slate, clay tile, or composition shingles.

V. PROJECT REVIEW

A. CONTEXT

Background

Loudoun Water provides water within an area identified as the Central Water Supply
System, which equates to the area encompassed by the Suburban and Transition
Policy Areas. (Refer to Attachment page A-96). Loudoun Water currently obtains about
57 million gallons of water per day (MGD) from Fairfax Water (Fairfax County) and the
City of Fairfax. Fairfax Water draws water from both the Potomac River and the
Occoquan Reservoir. The City of Fairfax draws water from the Goose Creek Reservoir.
Loudoun Water estimates that 90 MGD will be needed to support the future water needs
of the Central Water Supply System (2025-2030).
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On December 11, 2008, the Loudoun Water Board of Directors approved the Potomac
River Water Supply and Raw Water Storage Program (“Central Water Supply
Program”). The Central Water Supply Program is a two-phased program to meet current
and projected needs for the next 30 years and consists of several components: (1) a
raw water intake, which was approved as part of the River Creek rezoning (ZMAP 1989-
0015); (2) a by-right pump station at the Potomac River; (3) a water treatment plant;
and (4) raw water storage in Luck Stone quarries, which the Board approved on April
12, 2010 (SPEX 2009-0020, SPEX 2009-0033, and CMPT 2009-0006).

Request

This staff report examines the water treatment plant component of the Central Water
Supply Program. A water treatment plant is a special exception use within the proposed
MR-HI (Mineral Resources - Heavy Industrial) zoning district. A Commission Permit is
also required for the proposed public utility to determine if the general location,
character, and extent of the use are in substantial accord with the Comprehensive Plan.

According to the applicant’s Statement of Justification, the proposed water treatment
plant will draw raw water from the Potomac River via an intake and pumping station
located on Loudoun Water’s property adjacent to the river. (Refer to the Central Water
Supply Program exhibit on page A-96 of the attachments to this staff report.) The raw
water will be conveyed through a water main either directly to the proposed water
treatment plant or to a water banking site at Luck Stone Quarry. The raw water main will
be collocated within an existing north-south power line easement until it veers to the
east to the quarry water banking site(s) and to the south, entering the water treatment
plant site. The water treatment plant will process the raw water into finished drinking
water. Effluent or reclaimed water will not be used in this process. The finished drinking
water will be conveyed into the Central Water Supply System via a proposed water line
located in the southeast corner of the site that will extend under the Goose Creek to an
existing water line along Belmont Ridge Road, connecting to local water lines and to
Loudoun Water’s Broadlands and Brambleton water tanks located approximately 1.6
and 4 miles to the south, respectively.

The applicant’s Statement of Justification explains that Phase 1 of the two-phased
Central Water Supply Program would result in a 20 million gallons per day (MGD)
facility to serve the current demand and would replace the current water supply from the
City of Fairfax. Construction of Phase 1 is anticipated to occur between 2012 and 2015
with an online date of 2016. Phase 2 will expand the facility to 40 MGD to serve the
water demands of the 2035-2040 timeframe. The existing water supply from Fairfax
Water (Fairfax County) will continue following completion of the water treatment plant.

According to the Special Exception Plat (SPEX Plat), at the end of Phase 2, the water
treatment facility is proposed to be 272,250 square feet in size with a building floor area
ratio (FAR) of 0.125 and approximately eighteen percent (18%) of the site covered with
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impervious surfaces (buildings, roads, sidewalks). According to Loudoun Water, water
treatment plants use the following chemicals to process raw water into drinkable water:
Aluminum Sulfate, Ammonia, Carbon, Caustic Soda, Chlorine, Fluoride, Lime,
Polyaluminum Chloride, and Potassium Permanganate. The applicant advised Staff
that, with the exception of Carbon, all of these chemicals will be stored on the interior of
buildings within tanks. The SPEX Plat (Note 21) identifies water storage tanks,
generators, and non-commercial communications antenna as possible accessory uses
to the water treatment plant.

In the Statement of Justification, the applicant notes that the specific water treatment
plant design and layout has not yet been determined. Therefore, the building footprints
shown on the SPEX Plat are for illustrative purposes. However, the SPEX Plat depicts
the limits of disturbance, and the water treatment plant use can not disturb beyond
those limits.

Surrounding Properties

Surrounding properties are the subject of recently approved or active rezoning
applications. The Board recently approved Green Energy Partners/Stonewall Hybrid
Energy Park (ZMAP 2009-0005), rezoning 101 acres from TR-10 (Transitional
Residential - 10) and JMLA-20 (Joint Land Management Area - 20) to PD-GI (Planned
Development - General Industry) to allow a utility generating plant and transmission
facility. The property south of the hybrid energy park and west of the subject parcel is
the active Stonewall Secure Business Park (ZMAP 2008-0017) application, a request to
rezone 193.97 acres from TR-10 to PD-GI. Luck Stone owns the properties to the north
of the subject parcel; the properties are the subject of an active rezoning application
(ZMAP 2009-0003, Luck Stone Quarry) to remap five (5) parcels and a portion of two
(2) other parcels, totaling 303.7 acres, from TR-10, PD-GI, and JLMA-20, to MR-HI
(Mineral Resource – Heavy Industry) for the purpose of expanding Luck Stone’s
quarrying operations.

Existing Road Network

The site can be accessed from Gant Lane (Route 652) via Cochran Mill Road (Route
653); both are public roads. Gant Lane currently terminates in a turn-around at the
gated entrance to the water treatment plant site, approximately 0.6 miles south of
Cochran Mill Road. Gant Lane is unpaved with a variable width of 10 to 12 feet, and
includes an 11-foot wide concrete bridge with no guard rails crossing over the Sycolin
Creek. Based on the latest available VDOT traffic counts (2008), Gant Lane carries 30
average daily vehicle trips (ADT). Since those traffic counts were taken, the paint ball
facility that accessed their site from Gant Lane moved to another location.

Cochran Mill Road is a local secondary road that connects Sycolin Road (Route 643)
with Russell Branch Parkway (east of Crosstrail Boulevard). Between Sycolin Road and
the Washington & Old Dominion (W&OD) Trail, Cochran Mill Road is unimproved and
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varies from 14 to 16 feet wide. Based on VDOT traffic counts, the road segment
between Sycolin Road and Gant Lane carries 280 ADT, while the segment north of
Gant Lane carries 390 ADT.

SITE

Graphic 1.
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Active Applications

The applicant has submitted a companion Minor Special Exception (SPMI 2009-0006)
application, requesting a modification of the perimeter buffer requirements of the
Revised 1993 Zoning Ordinance, Section 5-1414(B). SPMIs are considered directly by
the Board of Supervisors without a Planning Commission recommendation. Such
modification would eliminate the Type IV buffer requirement along the northern and
western property lines adjoining Luck Stone Quarry and along the eastern property line
adjoining Goose Creek. Additionally, the modification would allow a 10-foot tall chain
link fence in lieu of a 6-foot tall opaque fence and would allow the existing mature trees
adjacent to the Goose Creek to count as the required buffer.

These Special Exception and Commission Permit applications are also subject to
approval of a joint Loudoun Water and Luck Stone rezoning request (ZMAP 2009-0004)
to remap the larger 168.37-acre parcel from TR-10 to MR-HI. Upon approval of ZMAP
2010-0006, QN Expansion – Luck Stone Leesburg, and SPEX 2009-0027, Luck Stone
Quarry Expansion, the subject property will fall within the QN (Quarry Notification
Overlay District). The County is also processing a boundary line adjustment (BLAD
2009-0031, Loudoun Water – Parcel A) that would establish the subject property as a
separate parcel.

B. SUMMARY OF OUTSTANDING ISSUES

This application has no remaining outstanding issues. The issues identified during the
referral process have been resolved. The applicant is in agreement with the Staff
recommended conditions of approval, which are currently under review by the Office of
the County Attorney.

C. OVERALL ANALYSIS

COMPREHENSIVE PLAN

Land Use

The proposed water treatment plant site is located within the Lower Sycolin Subarea of
the Transition Policy Area, as identified in the Revised General Plan (RGP). The County
encourages the development of non-residential uses in the Transition Policy Area that
provide a transition in land development intensity between suburban development in the
east and rural development in the west with open space as the dominant visual feature
of a site. The proposed water treatment plant is consistent with the land use policies for
the Lower Sycolin Subarea of the Transition Policy Area, and, with 70 percent open
space, provides the desired transition between the Suburban and Rural Policies Areas.

The proposal is also consistent with the General Water and Wastewater Policies, which
state that Loudoun Water will continue to be responsible for public water within the
Transition Policy Area, and that the County and Loudoun Water will develop long-range
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water supply plans that establish criteria for siting future impoundment sites. The
Loudoun Water Board of Directors has taken steps to implement this policy guidance
through adoption of the Central Water Supply Program that takes into account existing
and potential arrangements with Fairfax Water and the City of Fairfax in order to meet
current and projected needs for the next 30 years.

ENVIRONMENTAL

Existing Conditions

The subject site is unimproved and bounded to the east by the Goose Creek, a State
designated Scenic River, and its reservoir. The eastern portion of the site is
environmentally sensitive with stream corridor resources, wetlands, approximately 14
acres of forest cover, moderate and very steep slopes, hydric soils (Soil Types 66A and
69A), and habitat. The western portion of the site consists primarily of open fields, with

Very Steep Slopes

Moderately Steep Slopes

Predicted Wetlands

Floodplain

Legend

N

Tree Cover

Graphic 2. Environmental Features - Existing Conditions

Source: Department of Planning



SPEX 2009-0021 and CMPT 2009-0007, Loudoun Water – Water Treatment Plant
Planning Commission Public Hearing

October 27, 2010
Page 17

the exception of small areas of wetlands and tree cover along the western property
boundary and small areas of hydric soils, very steep slopes, and tree cover in the
southwest corner of the property. The Dulles Greenway bounds the site to the south
(with no direct access). An existing maintenance easement of varying widths is located
along most of the southern property boundary for the purpose of maintaining the Dulles
Greenway and the existing very steep slopes in the southeast and southwest corners of
the site.

The proposed site layout largely respects the site’s environmental features.
Development is clustered on the western portion of the site, with minor impacts to
wetlands in order to access the site and limited encroachments into the forest cover in
the central portion of the site to create an adequate building envelope. A discussion of
how the applicant has specifically addressed the policies of the Revised General Plan
(RGP) follows.

Goose Creek No-Build Buffer

The Goose Creek is a Scenic River as designated by the Commonwealth of Virginia.
The County protects Scenic Rivers by defining a 300-foot no-build buffer (measured

Tree
Save
Area

Limits of Disturbance

Goose
Creek

Dulles Greenway

300’ No
Build Buffer

Graphic 3. Tree Save Area and No-Build Buffer

Source: Staff illustration on Applicant’s SPEX Plat.

Finished Water Line
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from the scar line landward on both sides of the stream). Consistent with the River and
Stream Corridor Resources Policies of the RGP, the SPEX Plat depicts the 300 foot
wide no-build buffer. The only area excluded from the 300-foot no-build buffer is the
southeast corner, where an existing slope and maintenance easement exists for the
purpose of maintaining the Dulles Greenway and where the finished water line would
exit the site. Given the percentage of the site that is devoted to the no-build buffer, Staff
finds that excluding the small area in the southeast corner is reasonable. The Green
Infrastructure Policies of the RGP further recommend the voluntary establishment of a
greenbelt along Goose Creek that extends 1,000 feet beyond the 300-foot wide no-build
buffer. As shown on the SPEX plat, the applicant has specified limits of disturbance that
will result in a total buffer of between 400 and 700 feet wide between the Goose Creek
scar line and land disturbing activities associated with the water treatment plant, and
has designated the expanded buffer as a Tree Save Area.

According to the River and Stream Corridor Resources Policies of the RGP, uses within
the no-build buffer should be limited to activities that will support and enhance the
biological integrity and health of the river and stream corridor. Consistent with these
policies, the applicant has agreed to a condition limiting the uses within the 400 to 700-
foot wide buffer to roads and travelways, pervious trails, forest management, and
maintenance of the Goose Creek and its reservoir (Condition 6).

Tree Save Area/Reforestation

Sheet 2 of the SPEX Plat indicates that the site currently contains approximately 23.75
acres of tree cover concentrated on the eastern portion of the site, including an existing
oak/hickory tree stand. According to the SPEX Plat, approximately 4 acres of forest
cover are located within the limits of disturbance and therefore, may be removed for
construction of the water treatment plant. Such trees are located within a 100 to 200
foot wide strip immediately west of the Tree Save Area.

As shown on the SPEX Plat, the applicant has designated most of the forest cover on
the eastern half of the site, specifically the area between the limits of disturbance and
the eastern property boundary, as a Tree Save Area, subject to the County’s standard
tree save and maintenance conditions (Conditions 6 and 7). Additionally, the applicant
has agreed to a condition that in the event that construction activities disturb areas
within the existing tree line along the western property boundary, the applicant will
reforest the disturbed area in a manner that results in a minimum twenty (20) foot wide
riparian buffer measured from the western edge of the mapped wetlands that will remain
after construction is complete (Condition 8). Staff finds that the site layout maximizes
the preservation of forest cover and habitat on the site.

Wetlands

The County supports the federal goal of no net loss to wetlands. The SPEX Plat shows
that the proposed private road from Gant Lane to the water treatment plant will cross
five (5) narrow wetland areas. The applicant is proposing to provide mitigation for these
impacts in accordance with the US Army Corp of Engineers requirements. Staff finds
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that the proposed wetlands crossings are necessary to provide access to the site, and
that the proposed limits of disturbance maximize protection of wetlands.

Stormwater Management

Runoff from the subject property will drain to the Goose Creek reservoir. During the
referral process, staff raised concerns regarding potential turbid runoff during
construction of the water treatment plant. Staff suggested that, in addition to the
minimum requirements for erosion and sediment control in Chapter 1220 of the Codified
Ordinance and the Virginia Erosion and Sediment Control Handbook, the applicant
consider several heightened erosion and sediment control measures.

The applicant did not agree to turbidity testing and treatment of high turbidity during the
erosion and sediment control phases or to design all Stormwater Management/Best
Management Practice facilities (SWM/BMPs) to treat the first inch of stormwater runoff,
as staff had suggested. However, the applicant does agree to the following heightened
erosion and sediment control measures: (1) Expanding the use of stabilization matting
to aid in the establishment of vegetation, (2) Incorporating low impact development
(LID) techniques to help reduce the pollutant load, and (3) Post-construction stormwater
management to prevent the post-development peak discharge rate and volume from
exceeding the pre-development peak discharge rate and volume for the 1- and 2- year,
24-hour design storms (Conditions 10, 11, and 12 ).

Water and Sewer Lines

Consistent with the RGP General Water and Wastewater Policies, Staff finds that the
proposal locates new water and sewer lines in a manner that causes the least
environmental impact and visual disruption, as discussed below.

Raw Water Line – The applicant has agreed to a condition that the raw water line from
the Potomac River to the water treatment plant would enter the site from the north within
the limits of disturbance depicted on the SPEX Plat (Condition 9) and not within the
expanded no-build buffer/Tree Save Area. The off-site section of the raw water line is
not the subject of this application. However, the applicant’s statement of justification
explains that from the intake at the Potomac River, the line will be collocated within an
existing north-south power line easement until it veers to the east to connect to the Luck
Stone Quarry water banking site and to the south to connect to the water treatment
plant. As shown on SPEX 2009-0027, Luck Stone Quarry, as the water line crosses the
Luck Stone property to the north, it will be located within an area that will be cleared to
expand quarry operations. Since the raw water line crosses the Town of Leesburg
JLMA area, the applicant has also submitted an application to the Town of Leesburg for
a Commission permit.

Finished Water Line - The SPEX Plat shows the approximate location of the finished
water line that will exit the southeast corner of the site, extend under the Goose Creek,
and connect to an existing water line along Belmont Ridge Road. The applicant plans to
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locate the water line outside of the Tree Save Area within the limits of disturbance. In
the event that it is necessary to locate a portion of the finished water line within the Tree
Save Area, the applicant has agreed to boar under the ground, leaving the existing
above-ground trees and vegetation undisturbed during installation (Condition 6).

Sewer Line – The special exception use will be adequately served by the extension of
existing sewer lines. As conditioned, the sewer line would be located within the limits of
disturbance or subsurface as discussed above (Condition 6).

Trail Along the Goose Creek

Parks, Recreation, and Community Services (PRCS) is developing a system of
interconnected linear parks along the County’s stream valley corridors. The subject
property and the Luck Stone properties to the north are integral to extending such trail
along Goose Creek to connect with established portions of the Potomac Heritage
National Scenic Trail and its trailhead downstream at Keep Loudoun Beautiful Park.
Staff asked the applicant to consider dedicating the entire 300-foot no-build buffer to the
County for the purpose of a linear public park along Goose Creek. Staff also asked the
applicant to consider constructing a natural trail within the 300-foot no-build buffer and
dedicating the trail to the County as a public access easement. For security reasons,
the applicant did not agree to dedicate the no-build buffer to the County or to construct
the trail. However, the applicant agrees to dedicate to the County a 14-foot wide public
access easement within 300 feet of Goose Creek once a trail easement has been
constructed on the Luck Stone property to the north (Condition 13).

Archaeological Resources

The Heritage Preservation Plan states that the County will protect significant
archaeological resources identified during the development process. The applicant’s
archaeological survey identified two sites on the subject property (44LD1322 and
44LD1323) and interprets the sites to be prehistoric transient camps dating to an
unknown prehistoric period. Sheet 2 of the SPEX Plat depicts the boundaries of the two
sites in the south east portion of the site and within the Tree Save Area. Due to the lack
of diagnostic artifacts and the low number of total artifacts recovered, Staff agrees with
the survey that they are not eligible for listing in the National Register of Historic Places
and that no further investigation is warranted.

TRANSPORTATION

The transportation issues identified in the referral comments, namely those pertaining to
construction and permanent site access, have been resolved, as discussed below.

Trip Generation

As stated in the applicant’s traffic study, the water treatment plant’s 20 employees and
an average of two trips per day for truck deliveries would generate 10 A.M. peak hour, 8
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P.M. peak hour, and 43 average daily trips. The Cochran Mill Road/Gant Lane
intersection that will serve the site is a two-way stop controlled intersection that currently
operates at an acceptable level of service (LOS A) in both the A.M. and P.M. peak hour.
Staff finds that the added trips will have a minimal impact on the intersection, which will
continue to operate at an acceptable level of service (LOS A and B).

Permanent Access

Permanent site access is proposed via a new private road that Luck Stone is proposing
with ZMAP-2009-0003 and SPEX-2009-0027. Luck Stone would construct the road on a
new alignment
between Cochran Mill
Road and Gant Lane,
crossing the Sycolin
Creek floodplain at its
narrowest point. The
purpose of the road is
to provide permanent
access to the water
treatment plant and
permanent alternative
emergency and
intermittent service
access for Luck Stone.
Staff supports the
private roadway
because it would by-
pass the existing
narrow Gant Lane
Road bridge shown on
Graphic 4. The
applicant has agreed
to a condition requiring
this permanent private
road to be in place and
open to traffic prior to
occupancy (Condition
5).

Construction Access

Construction access is
proposed via Gant
Lane in its existing
condition: unpaved with a variable width of 10 to 12 feet with an 11-foot wide concrete
bridge with no guard rails crossing over the Sycolin Creek. The applicant proposes to
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construct a private road from the existing terminus of Gant Lane, across Luck Stone’s
property, and to the site entrance.

During the referral process, staff questioned whether Gant Lane could provide safe and
adequate access to the site. Staff suggests that the applicant either improve Gant Lane
and the bridge crossing or construct the permanent access road up front so it can be
used for construction traffic.

However, as Gant Lane is a public, VDOT-maintained road and the Gant Lane bridge
has no weight restrictions, any vehicle that can travel the rest of the roadways in
VDOT’s system can use it. The applicant must obtain a VDOT Land Use Permit for any
construction entrance off of Gant Road and to connect their private road to Gant Lane.
One of the terms of a VDOT Land Use Permit is that VDOT has the ability to require the
permittee to make repairs to the roadway or bridge if damage is clearly caused by the
permitted activity. According to VDOT, if there are oversized or overweight vehicles of
the type that require special Department of Motor Vehicle (DMV) permits, VDOT will
coordinate with DMV and the applicant as needed during VDOT’s permitting process.
The applicant has agreed to secure all necessary VDOT approvals regarding safe and
adequate construction access to the site, prior to commencement of construction
activity.

FIRE AND RESCUE

The Leesburg Volunteer Fire and Rescue Company (VF-RC) is identified as the first
responder to the subject property, with an approximate response time of 8 minutes and
55 seconds from Station 13 and 10 minutes from Station 20.

Applicants are typically asked to provide a one-time monetary contribution to the
primary volunteer fire and rescue responders. The County’s practice is not to request

Graphic 5. Existing Gant Lane Bridge Crossing over the Sycolin Creek

Source: VDOT.
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contributions from publicly funded facilities, such as the proposed water treatment plant.

ZONING

There are no outstanding zoning issues. The property is currently zoned TR-10
(Transition Residential – 10). Loudoun Water and Luck Stone have jointly submitted an
application to rezone this site and the remainder of the larger parcel totaling
approximately 168.37 acres to the MR-HI (Mineral Resources - Heavy Industry) and
PD-GI (Planned Development - General Industry) zoning districts in order to expand
and operate a stone quarry and establish the water treatment plant.

The illustrative site layout meets the setback requirements of the MR-HI zoning district,
which require buildings to be setback from the Dulles Greenway a minimum of 150 feet
and parking to be setback a minimum of 100 feet. The proposed building floor area ratio
(FAR) is 0.125, which complies with the maximum permitted 0.75 FAR in the MR-HI
zoning district. Subject to approval of the companion rezoning application, Staff finds
that the proposal complies with the Revised 1993 Zoning Ordinance.

D. ZONING ORDINANCE CRITERIA FOR APPROVAL (Special Exception)

Section 6-1310 of the Revised 1993 Zoning Ordinance states, "In considering a special
exception application, the following factors shall be given reasonable consideration”:

(A) Whether the proposed special exception is consistent with the Comprehensive
Plan.

Analysis: The proposed water treatment plant is consistent with the
Comprehensive Plan. With 70 percent open space, the use will provide a
transition between the Suburban and Rural Policies Areas, consistent with the
land use policies for the Lower Sycolin Subarea of the Transition Policy Area.
The proposal is also consistent with the General Water and Wastewater Policies,
which state that Loudoun Water will continue to be responsible for public water
within the Transition Policy Area.

(B) Whether the proposed special exception will adequately provide for safety from
fire hazards and have effective measures of fire control.

Analysis: The structures associated with the proposed special exception use will
be required to provide effective safety and fire control measures that will meet
national, state, and local fire safety requirements and regulations.

(C) Whether the level and impact of any noise emanating from the site, including that
generated by the proposed use, negatively impacts the uses in the immediate
area.

Analysis: Noise generated by the water treatment plant, including a generator,
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will not negatively impact the surrounding uses. Luck Stone quarry, a more noise
intense use, will be located to the north and west. The Dulles Greenway provides
a buffer between the water treatment plant and the Wildwood Farms property to
the south. The Goose Creek and a 400 to 700-foot tree save area separate the
water treatment plant from Goose Creek Village to the East. The SPEX Plat
includes a note the noise will comply with the noise standards in Section 5-1507
of the Revised 1993 Zoning Ordinance.

(D) Whether the glare or light that may be generated by the proposed use negatively
impacts uses in the immediate area.

Analysis: A condition of approval requires exterior light fixtures to be full cut-off
and fully shielded and to direct light downwards and into the interior of the
property and away from surrounding public roads and properties.

(E) Whether the proposed use is compatible with other existing or proposed uses in
the neighborhood, and adjacent parcels.

Analysis: The subject property and adjoining properties are currently
undeveloped. The proposed use would be compatible with and less intensive
than the future quarry operations to the north (pending approval of an active
rezoning application). There are no compatibility issues with the Goose Creek to
the east or Dulles Greenway to the south. The SPEX Plat provides a buffer
ranging from 400 to 700 feet wide between the water treatment facility and the
Goose Creek.

(F) Whether sufficient existing or proposed landscaping, screening and buffering on
the site and in the neighborhood to adequately screen surrounding uses.

Analysis: Existing forest cover in conjunction with the Type IV buffer required by
the Zoning Ordinance will provide sufficient screening and buffering of the water
treatment plant from surrounding uses. The 400 to 700-foot wide Tree Save Area
is located on the east side of the site. The Zoning Ordinance requires a Type IV
buffer along the southern property boundary, between the site and the Dulles
Greenway. Since the proposed quarry use is a more intense use than the water
treatment plant, the applicant is requesting a waiver from providing the required
buffer between the site and the Luck Stone property to the north and west.

(G) Whether the proposed special exception will result in the preservation of any
topographic or physical, natural, scenic, archaeological or historic feature of
significant importance.

Analysis: With 70% open space, including a 400 to 700 foot wide Tree Save
Area and buffer between the limits of disturbance and the eastern property line,
the use will result in the preservation of the Goose Creek, a state designated
Scenic River, significant forest cover, very steep and moderately steep slopes,
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wetlands, and habitat.

(H) Whether the proposed special exception will damage existing animal habitat,
vegetation, water quality (including groundwater) or air quality.

Analysis: The site layout and placement of water lines, together with 70% open
space and a significant tree save area, minimizes impacts to forest cover and
habitat. The applicant has agreed to several heightened erosion and sediment
control measures to protect water quality. There are no known air quality impacts
associated with the use.

(I) Whether the proposed special exception at the specified location will contribute
to or promote the welfare or convenience of the public.

Analysis: The proposed special exception is one component of a Central Water
Supply Program designed by Loudoun Water to meet current and future demand
for drinking water for the benefit of Loudoun Water customers.

(J) Whether the traffic expected to be generated by the proposed use will be
adequately and safely served by roads, pedestrian connections and other
transportation services.

Analysis: The anticipated traffic impact of the proposed use is negligible and the
local road network will continue to operate at an acceptable level of service (LOS
A and B) once the special exception use commences.

(K) Whether, in the case of existing structures proposed to be converted to uses
requiring a special exception, the structures meet all code requirement of
Loudoun County.

Analysis: The site is unimproved with no existing structures.

(L) Whether the proposed special exception will be served adequately by essential
public facilities and services.

Analysis: The special exception use will be adequately served by the extension
of existing sewer lines. The water treatment plant will provide public water to the
site.

(M) The effect of the proposed special exception on groundwater supply.

Analysis: The proposed special exception use is not anticipated to affect the
groundwater supply. A 400 to 700 foot buffer is provided between the limits of
disturbance and the Goose Creek. The site layout minimizes impacts to wetlands
and streams.
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(N) Whether the proposed use will affect the structural capacity of the soils.

Analysis: The proposed water treatment facility is not anticipated to affect the
structural capacity of the soils once quarry operations end and the water storage
use is established. Compliance with the requirements of the County’s Facilities
Standards Manual will ensure adequate structural capacity for any by-right
structures constructed in support of the special exception use.

(O) Whether the proposed use will negatively impact orderly and safe road
development and transportation.

Analysis: The anticipated traffic impact of the proposed use is negligible and the
local road network will continue to operate at an acceptable level of service (LOS
A and B).

(P) Whether the proposed special exception use will provide desirable employment
and enlarge the tax base by encouraging economic development activities
consistent with the Comprehensive Plan.

Analysis: The proposed water treatment plant will provide employment for up to
20 employees and will facilitate Loudoun Water’s Central Supply Program, which
will provide desirable employment in support of the Loudoun Water Central
Supply System, consistent with the policy directives of the RGP.

(Q) Whether the proposed special exception considers the needs of agriculture,
industry, and businesses in future growth.

Analysis: The proposed special exception use is intended to support existing
and future public water needs of all non-residential and residential uses within
the area served by the Central Water Supply System.

(R) Whether adequate on and off-site infrastructure is available.

Analysis: The site is currently undeveloped. Pending approval of separate
rezoning and special exception applications for the Luck Stone quarry properties
to the north, the applicant will construct the off-site infrastructure associated with
the raw water line from the Potomac River intake. Pending approval of this
application, the applicant will construct the on-site infrastructure associated with
the finished water line and will connect to existing sewer lines.

(S) Any anticipated odors which may be generated by the uses on site, and which
may negatively impact adjacent uses.

Analysis: The proposed special exception use is not anticipated to generate
odors that will negatively impact properties in the immediate area (MR-HI). The
water treatment plant will be using raw water (not waste water or reclaimed
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water).

(T) Whether the proposed special exception uses sufficient measure to mitigate the
impact of construction traffic on existing neighborhoods and school areas.

Analysis: Construction will not impact schools or residential neighborhoods, as
none are located in the vicinity of the site. Adjacent parcels are undeveloped, and
Gant Lane carries 30 average daily vehicle trips.

VI. ATTACHMENTS
(Attachments are available electronically on the County website or may be viewed
at the Planning Department Front Counter or in Building & Development.)
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